
 

December 31, 2015 

 

 

Vasile Antemie 

15129 Simonds Rd 

Kenmore, WA 98028 

 

SUBJECT:  3rd COMPLETENESS REVIEW OF A SHORT PLAT FILE NO. SUB15-00016 FOR A 

VACANT PARCEL IN THE HOLMES POINT AREA; PARCEL: 2796700115 

 

 

Dear Vasile,  

 

This is the third completeness review of the Up-Lake Short Plat application. Unfortunately, it is 

still incomplete.   

 

Note: read through this letter completely and provide all items requested.  

 

1. Adverse possession claim by neighbor:  A neighbor has made a claim that a portion 

of the property you think of as yours is actually his property. This is called an adverse 

possession claim.  I want to emphasize that it has nothing to do with the accuracy of the 

survey. As far as I can tell, the survey is accurate. The City Attorney has indicated that 

the City cannot approve a subdivision of land where there is an adverse possession 

claim. The neighbor has written a letter indicating adverse possession.  

We can go forward with the review of the application while you solve this issue with 

your neighbor and hopefully, you can solve this before you get to the recording of the 

short plat. Please understand that I cannot give you or your neighbor legal advice; this 

is something the two of you need to solve. One solution is for the neighbor to sign the 

short plat recording, but it would be up to you to convince him to do this.  

2. Survey:  The application checklist I gave you indicated that the survey needs to show 

the following: 

 

 
 

Note that you did not check these items. Item K is still needed and may need to be 

worked out with Public Works.  

Item m: you still need a letter of sewer and water availability from Northshore Utility.  

3. Mathematical lot closures: 

Provide a new mathematical closure report that includes the entire parcel. You have 

provided only the closure reports for the newly proposed lots.  
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4. Geotechnical Report: Please provide a report that shows where test pits were dug 

and soil analysis was done. While the Geotechnical Engineer’s opinion is valued, it must 

be backed up by the testing of the soil. I believe this has likely already been done, but 

you need to provide the actual test pit data and full geotechnical report. Let me know if 

you need an example.  

5. Tree Plan and Holmes Point Overlay Protected Areas: 

There is enough information for the purposes of completeness of application for this site 

with the updated plans and arborist report. The City’s arborist will complete his review 

once the entire application is complete. This site is not a good candidate for an 

Integrated Tree Plan (IDP). However, if you will choose an integrated plan anyway, I 

can’t prohibit that. If you do want to move forward with the integrated tree plan, you 

should know that the application is not complete until all tree retention is settled by 

means of having one or more meetings at City Hall with your arborist and the City’s 

arborist in attendance. With an IDP, once tree retention is set, you can’t change it 

unless you want to go in front of the Hearing Examiner. I want to make it clear that I do 

not believe this site is a good candidate for an IDP because of the uncertainty of the 

utility plans. If it is your wish to continue with an IDP, please set up a meeting with me 

in the near future that will include your arborist and your engineer.  

Further, the required Protected Natural Areas (PNA’s) are not approved with this 

submittal. They will need to be further evaluated. There is enough information for 

completeness and to continue review, but I want to make it clear that they are not 

approved.  

6. Letter of sewer and water availability—Submit a letter from Northshore utility 

district for availability of the sewer and water. This is the third time I have asked for this 

letter.  

7. Waste Management—the letter you submitted for garbage pickup must include the 

name and the signature of the person writing it. Resubmit with signature.     

 

PUBLIC WORKS COMPLETENESS COMMENTS (from Rob Jammerman 12/21/15):  

Note: See attached documents that accompany Rob’s comments: 1. Storm 

comments and 2. Example plans from another subdivision 

Vasile: 

It was good to meet with you today.  As we discussed your short plat is being processed by the Planning 

Department, but before Public Works can sign off our approval the following items need to be 

addressed by your Engineer: 

 

1. The Surface Water TIR was not complete.  Please forward the attached document to your 

engineer have him amend the TIR. 

2. The hammerhead turn-around at the north end of 72nd Pl. NE does not meet Fire Department 

standards.  Please revise the hammerhead.  

3. The street cross section on sheet 4 of 5 should show vertical concrete curb and gutter instead of 

asphalt curb. 

4. The plans are very hard to read and understand.  The plans should be re-drawn to clearly depict 

the differences between the street improvements, utilities, property lines, etc.  I have attached 

a set of drawing from a different project that reflects the standard and level of detail that is 
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needed for us to review the project.  If the plans remain as is, our review of the project will be 

delayed due to the challenging plan review. 

5. Last, as we discussed, you may want to have your engineer move ahead and prepare the 

complete set of construction drawing that can be submitted for your Land Surface Modification 

(LSM) Permit.  This is the permit needed to install all the street and utility permits.  This permit 

can be reviewed while the short plat is being reviewed processed, but cannot issue the LSM 

Permit until the Short Plat is approved.  Also, we cannot issue an new single family building 

permits until the LSM is approved. 

 

Please let me know if you have any questions. 

 

 

Rob Jammerman 

Development Engineering Manager 

425-587-3845 

 

In conclusion, this application is incomplete again. The application will be put on hold until the 

items are submitted. Since you submitted in person, you must do the same with the new 

submittal: 2 hard copies of everything needed and a CD with all new plans on it in PDF format, 

not CAD.  

 

SEE ATTACHED DOCUMENTS (3):  

1. Letter from Neighbor asserting adverse possession 

2. Memo: Stacey Rush, Storm water  

3. Example engineer plans 

Let me know if you have any questions. 425.587.3252 slauinger@kirklandwa.gov 

 

Sincerely, 

Susan Lauinger 

Planner 

City of Kirkland Planning Department 

 

Cc: Stacey Rush, Rob Jammerman, file sub15-00016 

mailto:slauinger@kirklandwa.gov


         10 September 2015 

 

Susan Lauinger, Planner 

Planning and Building Department 

City of Kirkland 

123 5th Ave 

Kirkland, WA 98033 

Dear Ms. Lauinger, 

I am writing to express our concerns regarding the 2015 survey of the undeveloped property on 72nd 

Place NE that abuts our property at 11666 Holmes Pt Drive.   

We have lived in our home for nearly 40 years and have never had an issue with the property lines 

and/or markers until now, after the property at issue behind our home was resurveyed this summer.  As 

a result of that survey a new survey stake on the southwest corner of the land at issue now infringes 

roughly 2 feet into our property beyond the original survey marker that has been there for decades.  

We take issue with this and the accuracy of the new 2015 survey. Accordingly we are bringing this to the 

attention of the Kirkland Planning and Building Department as a matter of record.  

Thank you for your attention to this matter. 

 

         Sincerely, 

 

Susan and Eduardo Calderόn 

 11666 Holmes Pt. Drive NE 

 Kirkland, Wa 98034 

 



 

CITY OF KIRKLAND 
Department of Public Works 
123 Fifth Avenue, Kirkland, WA  98033  425.587.3800 

www.kirklandwa.gov 
 

MEMORANDUM 
 

To: Rob Jammerman, Development Engineering Manager 
   
From: Stacey Rush, PE, Senior Surface Water Engineer 
 
Date: December 16, 2015 
 
Subject: Up Lake Short Plat (SUB15-00016) – Preliminary Stormwater Review Comments 

(formerly called Antemie/Shoreline/MV) 
 
The Public Works Department has reviewed the application for the Up Lake Short Plat.  We find 
that the application is complete, but we will not be able to complete our review of the short plat 
until the following stormwater comments are addressed: 
 

A. The Stormwater Technical Information Report is incomplete (“not applicable” is not an 
adequate response for core stormwater requirements).  All projects resulting in 5,000sf or 
more of new impervious surface area must address the 8 Core Stormwater Requirements in 
the 2009 King County Surface Water Design Manual. The requirements are listed below for 
your convenience, but consult the manual for full descriptions and requirements:    

 

• Requirement #1 – Discharge at the Natural Location 
o Include analysis of the natural discharge and the discharge after site 

development.   

• Requirement #2 – Offsite Analysis 
o Include a table showing the amount of impervious surface area existing on the 

site prior and post development. 
o Include analysis of any offsite flows entering the property. 
o Include downstream analysis that assesses potential offsite drainage impacts 

associated with development of the project and proposes appropriate mitigations 
of those impacts. List any existing problems with conveyance, erosion, or 
flooding.  If there are existing problems, state how the project will avoid 
exacerbating or will correct existing downstream problems.   

• Requirement #3 – Flow Control 
o State level of flow control and facility proposed. Include all flow control 

calculations.  If project is exempt, clearly demonstrate how project meets all 
requirements of exemption. 

o Evaluate the feasibility and applicability of dispersion and infiltration, and state 
the low impact development BMPs that will be used on this project (1 minimum). 
See PW Pre-Approved Plan Policy L-2. 

o Include required soil information. 
o Amended soil per Ecology BMP T5.13 is required for all landscaped areas on 

project sites 1 acre or larger (project site includes disturbed right-of-way area).  

• Requirement #4 – Conveyance System 
o Include conveyance calculations for all on-site storm structures and new off-site 

structures. Calculations must show the system is designed with sufficient capacity 
to convey and contain the 25-yr peak flow.   
 
  



 

 

• Requirement #5 – Erosion and Sediment Control 
o The Construction Storm Water Pollution Prevention Plan (CSWPPP) contains 2 

parts; the Erosion and Sediment Control (ESC) Plan, and the Stormwater 
Pollution Prevention and Spill (SWPPS) Plan. All projects meeting the threshold 
for a drainage review require an ESC Plan (including a drawing in the plans and a 
narrative section in the technical information report).  Only project sites one acre 
or larger are required to submit a SWPPS Plan.  All three plans are explained 
further in Public Works Policy D-12, and in the 2009 KCSWDM (sections 2.3.1.3 & 
2.3.1.4).   

• Requirement #6 – Maintenance & Operations. 
o Include standard maintenance practices for all on-site stormwater structures.  

• Requirement #7 – Financial Guarantees and Liability 
o To ensure covering the cost of correcting (if necessary) incomplete or 

substandard construction work, and two years performance and maintenance of 
drainage facilities.  

• Requirement #8 – Water Quality 
o Include areas of new and replaced PGIS in a table and on a site drawing.   
o Water quality treatment is required if the project adds or replaces 5,000sf or 

more pollution generating impervious surface area (including right-of-way area).  
Include level of treatment and facility proposed, along with all calculations.  If 
project is exempt, clearly demonstrate how project meets all requirements of 
exemption. 

 
B. The proposed storm conveyance from each home must be shown on the plans. 
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